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City of Seattle – 2004 Annual Docket

Introduction
This purpose of this docket is to
request that a section of Rainier
Avenue through the North Rainier
Urban Village boundaries be
designated as “principal commercial
street”.  The docket is also requesting
that an amendment to the Future
Land Use Map for a half block site,
which is two blocks west of Rainier
Avenue within the North Rainier
Neighborhood.  These two actions
will allow for the subsequent rezoning
of the site from Single Family - 5000
(existing), to Lowrise 1 (L-1) or
Lowrise Duplex/ Triplex (LDT) as
called out for in SMC 23.34.010.B(1-4).
The rezone will ultimately allow for development to take place, which will help
accomplish certain goals and policies of both the Seattle Comprehensive Plan
and North Rainier Neighborhood Plans of providing more housing opportunities
within Seattle’s neighborhoods as well as to create a better transition between
existing land uses within the immediate area (i.e. industrial warehouse uses,
multifamily and single family).

Existing Conditions
The subject half-block area contains three vacant lots, currently zoned SF 5000,
that total approximately 20,236 sq ft in area. It is located on 20th Avenue S
between S. Holgate St. and S. Grand St. On a larger scale, the site is located two
blocks west of Rainier Avenue, five blocks south of I-90, and 10 blocks north of
the proposed Beacon Hill Light Rail Station.  The section of Rainier Avenue,
through the village and east of the site, is defined by Seattle Dept. of
Transportation as a commercial street, with uses aligning the corridor being very
commercial in nature.  The North Rainier Neigborhood Plan also recognizes this
section of street to be a very important part of the neighborhood (Goal C-4).
Between the subject site, directly across the street, and Rainier Avenue are
properties zoned Commercial (C1-65).  To the west, above the site in elevation
(accessed from 19th Avenue) and south, across from Holgate Street, is single-
family zoning (SF 5000).  Adjacent to the site, and across the street, to the north,
is multifamily zoning (L-1).  There are single-family detached units to the west
and south, vacant parcels immediately to the north and commercial/industrial
uses to the east of the site (see Site Photos/Existing Conditions sheet).

The subject site is located within the North Rainier Urban Village area, which is
designated by the City of Seattle as a target area for residential development per
SMC 5.72.030.  In order to meet the goals of this targeted area (to provide
additional housing) the site must meet the four requirements of SMC 23.34.010.B.
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The subject site currently meets three of the four requirements (the neighborhood
plan has designated the area as appropriate for the zone designation
(Neighborhood Plan policy C 2.2), the land is proposed for rezoning does not
exceed the max. area allowed (126 acres), and the rezone designation is to L-1 or
LDT is allowed). However, Rainier Avenue needs to be designated as requested
in order for rezoning to occur.  The ultimate zoning from SF 5000 to LDT or L-1,
would increase the density from 1 du/5,000 sf to 1 du/2,000 sf (LDT) (1,600 sf L-
1). This increase in density will help to implement the goals of this residential
and “affordable housing” target area for which an approval of such a request
would create the potential of up to eight additional units over and above the
existing density currently allowed in the area. Additionally, the request would
provide a better transition of land uses between the lower intensity uses of
Single-Family and that of the higher intensity uses of  Multifamily and
Commercial. This land use transition would comply with Goal C-2 of the North
Rainier Neighborhood Plan.
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Responses to Required Questionnaire

1.   Please provide a detailed description and explanation of the proposed text
amendment (include the Element (Land Use, Transportation, etc) and the specific goal
or policy to be amended).

a) If the amendment is to an existing goal or policy, please show proposed edits in
“line in/line out” format with text to be added indicated by underlining, or text
to be deleted indicated with strikeouts.

b) If the amendment would also require a change to the Seattle Municipal Code,
please indicate the section needed the change and suggested edits to the code
language in “line in/line out” format.

Response:  The requested docket item proposes no amendment to a goal or policy
but does request that the section of Rainier Avenue S, through the North Rainier
Urban Village be formally designated as “principal commercial street” and that
an amendment to the Future Land Use Map (from Single-Family to Multifamily),
for the western half of one block, which is located immediately west of 20th Ave.,
between S. Grand Street and S. Holgate Street.  This will ultimately allow for
subsequent rezoning from Single-Family Residential (SF 5000) to Multifamily
Lowrise Duplex/Triplex (LDT) or Lowrise 1 (L-1).

2)  Describe how the issue is currently addressed in the Comprehensive Plan. If the
issue is not adequately addressed, describe the need for it.

Response: Currently, the North Rainier Neighborhood Plan recognizes the
importance of Rainier Avenue but the issue of changing the designation is not
addressed in the plan.

The change would help allow for higher density residential development to occur
which would achieve both the Comprehensive Plan Goal LG68 and the North
Rainier Neighborhood Plan Goal C-2 of increasing housing within the City of
Seattle while providing appropriate transitions in the scale and intensity of land
uses.

The site has a topographic change that will also create a desired transitional use
area. (see Figure 2 – page 7)  A transition from multifamily to the north and
commercial, warehouse uses to the east and single family zones located on a
higher elevation to the west would correct a zoning/land use “anomaly”.

3)  Why is the proposed change the best means for meeting the identified public
need? What other options are there for meeting the identified public need?

Response:  For this site-specific issue the proposed amendment of the is the only
feasible option to allow increased housing density and more appropriate land use
transitions from what currently exists .  This would benefit the public by allowing
similar properties to go through the rezone process successfully and ultimately
provide more higher density residential development.  An amendment to the
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Future Land Use Map would also allow for better land use transitions (The Future
Land Use Map reflects the zoning that existed before 1999 when the City of
Seattle last amended the Comprehensive Plan. In the stated area, the Future Land
Use Map does not promote better transitions but continues to encourage
development patterns that do not meet the previously stated goals) (see Figure 1 –
page 6).
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Figure 1
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Figure 2

SINGLE
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4) What do you anticipate will be the impacts caused by the change in text,
including the geographic area affected and the issues presented? Why will the
proposed change result in a net benefit to the community? If not, what type of
benefit can be expected and why?

Response:  The request to designate Rainier Avenue to a “principal commercial
street” within the North Rainier Urban Village reinforce the recognition of the
neighborhood that the street is “the spine” of the area, and will hel[p implement
development within the neighborhood that meet the goals and policies of the
Neighborhood Plan.  An amendment to the Future Land Use Map will make it
consistent with the City of Seattle Comprehensive Plan and the North Rainier
Neighborhood Plan and will provide a benefit to the community by increasing
housing opportunities within the neighborhood. The amendment will also create
a more desirable land use transition from the existing transition from Commercial
to Single-Family at this location, an existing pattern found for many blocks along
20th Ave S.  the amendment also considers “a change in circumstances” with the
new light rail corridor (two blocks) and station (10 blocks).

5) How would the proposed changes comply with the community vision
statements, goals, objectives, and policies of the Comprehensive Plan? Include
any data, research, or reasoning that supports the proposed amendment.

Response: As stated the request to designate Rainier Avenue to a “principal
commercial street” within the North Rainier Urban Village is consistent with the
Neighborhoods vision of Rainier Avenue as well as the future higher density
residential development this designation will allow in the future.

The site is located within the North Rainier Urban Village area, which is a
residential targeted area. Sites within these targeted areas are encouraged to
increase residential opportunities within the city and stimulate the construction
of new affordable multifamily housing (SMC 5.72.030.2.a&b.)

The subject area is also within the Southeast Seattle Reinvestment Area (SESRA).
The site meets the provisions of the SESRA and, with an amendment to the
Future Land Use Map, the site will help meet the goals of the district overlay by
encouraging development on vacant lands (SMC 23.67.040.C.2.d.)

The designation to “principal commercial street” is ultimately required before
properties such as the subject property, are allowed to rezone and develop
according to said goals

6) Is there public support for this proposed text amendment (i.e. have you
conducted community meetings, etc,)? Note: All applications will be subject to
full public participation, notice, and environmental review.

Response: Yes, there are ongoing efforts in working with public agencies and the
public to gain public support.  The applicants are currently working with
representatives from the North Rainier Neighborhood (RainKing Neighborhood
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Association), and staff at the Department of Planning and Development .  The
applicants will also be meeting with neighborhood residents, business owners
and multifamily managers in the next few weeks to discuss the proposal.  Results
of those surveys will be added to the record of this request.
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1. – The rezone is consistent with the Seattle Comprehensive Plan; and

Comp. Plan Goal HG1 -Accommodate 50,000 to 60,000 Additional Households over next 20 yrs. ++

The development of this site as Lowrise 1 (L1) or Lowrise /Duplex Triplex (LDT) would result in
minimum of 3 additional households, above the current SF 5,000.

Comp. Plan Goal HG2 – Maintain housing affordability over the life of this plan.. ++

Increasing the allowed density would distribute the cost of development over more units, resulting in
each unit costing less, i.e. more affordable.

Comp. Plan Policy H2 – Maintain sufficient zoned development capacity to accommodate
Seattle’s projected share of King County household growth.

++

The zone update will implement this policy and allow for development to occur that would provide
multifamily structures. And would accommodate a range of incomes (moderate to lower).

Comp. Plan Policy H9 – Promote development …in coordination with transit plans and in
proximity to light rail stations and other transit hubs.

++

Will allow for development at higher density in walking proximity to transit hubs of the Light Rail for
Southeast Seattle.

Comp. Plan Policy L1 - Promote development in urban villages as compact mixed-use
neighborhoods.

++

Will allow for this policy to be implemented within this area, which is adjacent to the MLK Jr. Way
South designated commercial corridor, by future development of mixed-use projects.

Comp. Plan Policy L10 - Consider, through neighborhood planning processes, recommendations
for the revision of zoning to better reflect community preferences for the development character
of an area, provided that consistency between the zoning and this plan is maintained.

++

These lots are within the Southeast Seattle Land Use Overlay District “ Reinvestment Area.”  Granting
of a Rezone request on this Vacant land with access to the arterial of Martin Luther King, Jr. Way
South can be accomplished in coordination with the North Rainier Stewardship group.

Comp. Plan Policy L11 - Where appropriate, designate and define the extent of principal
commercial streets for new urban villages through a Council-adopted neighborhood plan.
Principal commercial streets are those streets in the commercial area of each urban village which
are accessible both to automobiles and to transit and which have or are planned to have sufficient
quantity and variety of commercial uses, in sufficiently close proximity to provide the
opportunity to meet a variety of residential needs and thereby constitute opportunities and
incentives to using non-motorized modes of travel for work or shopping trips.

++
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The urban village concept is to be coordinated with North Rainier Stewardship group. This process is
underway with various stakeholder populations as demonstrated by the SMC 23.67.040 & SMC
5.72.030
The public safety, in this transition area, will be improved by the presence of a development rather
than vacant & un-maintained land. Granting of the rezone will expedite development.

Comp. Plan Policy LG39 - Use zoning to designate areas within city where various types of land
use activities and intensities of development are appropriate and provide for a development
pattern consistent with the urban village strategy.

++

The requested zone update will help implement this goal by designating land uses that are
appropriate and consistent to help solidify the North Rainier urban village concept.

Comp. Plan Goal LG68 - Promote commercial areas with a development pattern, mix of uses and
intensity of activity generally oriented to pedestrian and transit use by maintaining areas that
already possess these characteristics and encouraging the transition necessary in other areas to
achieve these conditions.
1. Strong, healthy business districts that are compatible with their neighborhoods, reinforce a
sense of belonging while providing essential goods, services, and livelihoods for the residents of
the city;
2. Mixed activity in commercial areas with development in adjacent areas;
3. Appropriate transitions in the scale and intensity of development between areas;
4. Residential development that is both livable for residents and compatible with the desired
commercial function of the area; and
5. An active, attractive, accessible pedestrian environment.

++

The requested amendment and subsequent zoning will allow development that promotes a mix of
uses and intensity of pedestrian oriented activity, would help strengthen the existing business district,
and will provide for more appropriate transitions of uses and intensity.

North Rainier Neighborhood Plan Goal C-2 - Promotes better transitions between residential
and multifamily and commercial zones.

++
Develop housing and accompanying land use policies for North Rainier, to suggest preferences for
where new higher-density housing would be appropriate, what housing types and physical forms are
most compatible, what housing needs to be preserved, and to ensure sensitive and gradual transition
from higher-intensity mixed-use and multifamily residential to single family areas.

North Rainier Neighborhood Plan Policy C-2.2 – Allow for highest intensity residential
development to occur in…vacant parcels east of 23rd Avenue S. and west to 17th Avenue S.
around the intersection of Massachusetts Street and Rainier Avenue S.

++

The subject site is located two blocks south and two blocks west of said intersection.
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North Rainier Neighborhood Plan Policy C-2.5– Promote mixed use, townhomes, and higher
density development as potential housing types that could accommodate anticipated growth

++
The request will ultimately allow for this type of development to occur.

North Rainier Neighborhood Plan Goal C-4A– Recognize importance of street (Rainier) as
arterial spine of the entire Rainier Valley.  Improve the street into a grand boulevard that retains
its vista of Mount Rainier and balances the needs of pedestrians, bicyclists, transit riders, and
motorists,

+

The request for “principal commercial street” appears to meet this definition.
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